
 

 

 
Date:  7/29/2021 
 

To:  Interested Person 
 

From:  Tanya Paglia, Land Use Services 
  503-865-6518 / Tanya.Paglia@portlandoregon.gov 
 

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN 
YOUR NEIGHBORHOOD 
 
The Bureau of Development Services has approved a proposal in your neighborhood.  The 
mailed copy of this document is only a summary of the decision. 
The reasons for the decision are included in the version located on the BDS website 
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this decision. 
 

CASE FILE NUMBER: LU 21-009438 DZM – RIVER FORUM 
ALTERATIONS 
 
GENERAL INFORMATION 
 
Applicant: Mike Coyle | Faster Permits 

2000 SW 1st Ave Suite 420 | Portland, OR 97201 
 mike@fasterpermits.com 
 
Owner: Clarity Ventures RF Portland 

666 Burrard St #3210 | Vancouver BC V6c 2x8 
Canada 

 
Site Address: 4380 S MACADAM AVE 
 
Legal Description: TL 800 3.18 ACRES DEFERRAL-POTENTIAL ADDITIONAL TAX, 

SECTION 10 1S 1E; TL 900 0.88 ACRES DEFERRAL-POTENTIAL 
ADDITIONAL TAX, SECTION 10 1S 1E 

Tax Account No.: R991100650, R991100890 
State ID No.: 1S1E10DC  00800, 1S1E10DC  00900 
Quarter Section: 3429, 3430, 3529, 3530 
 
Neighborhood: South Portland NA., contact Jim Gardner at 

contact@southportlandna.org 
Business District: South Portland Business Association, contact 

info@southportlanddba.com. 
District Coalition: Southwest Neighborhoods Inc., contact at 503-823-4592. 
Plan District: Central City - South Waterfront 
Zoning: CXd,g, Central Commercial with Design and River General Overlays 
Case Type: DZM, Design Review with Modifications 
Procedure: Type II, an administrative decision with appeal to the Design 

Commission. 
 

http://www.portlandonline.com/bds/index.cfm?c=46429
mailto:mike@fasterpermits.com
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Proposal: 
The applicant seeks Design Review approval for a proposal to remodel exterior of existing 5-
story (#4380) and 4-story (#4386) office buildings which are connected with 2 levels of 
underground parking located in the South Waterfront Subdistrict of the Central City Plan 
District. Improvements of exterior plazas and addition of facade elements including paneling, 
canopies, and lighting and enclosure of vestibule adding 450 SF of new building area to the 
existing #4380 building. 

The proposed designs for 4380 and 4386 S Macadam include exterior façade upgrades and 
exterior amenities including: 

• New enclosed vestibule bisecting the courtyard into a west side and an eastside facing 
the river.  

• Pre-fabricated planters, seating, pergola, and other landscape furniture elements in rear 
courtyard and providing seating for existing café at the first floor.  

• New lighting at pedestrian level to enhance new landscape elements as well as fixtures 
on the west facades of both buildings in conjunction with architectural features. 

• Existing lighting at pedestrian level replaced with new modern fixtures to match new 
finish of painted metal elements.  

• Existing two-story brick arch with three openings at the west side central courtyard of 
4380 S Macadam refinished with metal coping along with decorative metal panels over 
each opening.  

• Existing central staircase removed and replaced with built-in planter with painted steel 
walls and bench seating. Existing ramps at either side of the planter rebuilt to meet 
ADA standards with slope shallower than 1:20 eliminating the need for railings.  

• Sloped painted steel canopy with cedar soffit applied across the width extending 
through the openings to the west courtyard and smaller painted steel canopies added to 
the west façade above some of the first floor windows. 

• West façade existing gable roof profiles will be accentuated with metal deep cornice 
overhang. Below these gable roofs, an eyebrow feature above the ribbon windows at the 
fifth floor will help define an entablature.  

• Decorative metal panels with a perforated pattern depicting Mt. Hood added to create a 
frieze panel and emphasize the triangular shape of the gable roof with recessed lighting 
in the eyebrow canopy to up-light the panels and underside of the gable cornices.  

• Cover existing coping flashing at the east and west facades with new larger prefinished 
metal coping cap accenting the tops of the walls with bold line of the same color as the 
other metal additions to the building creating a unified aesthetic. Refinish coping 
flashing at other areas to match the new metal accents.  

• Paint existing cement plaster walls and fascia edges at the arcade that travels around 
the sides and rear of the building dark gray to match the window frames and other 
metal elements with white soffit retained to keep the covered area brighter. 

• Alterations to 4386 S Macadam include: new sloped painted steel canopy with cedar 
soffit over each of the two entry points on the west façade to help identify and 
emphasize them; existing coping flashing at the west and north façades covered with 
larger prefinished metal coping cap to accent the tops of the walls; and repainting 
remaining existing coping flashing to match the new metal additions. 

Modification requests [PZC 33.825.040]: 

1. Reduce the perimeter landscaping required for portions of the west lot line to be less than 
the required 5’-0” of L2 (33.266.130.G). 

Design Review is necessary because the proposal is for exterior alterations in a Design Overlay 
Zone. 
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Note: The Applicant has a Nonconforming Development “Option 2” Covenant for this site as 
part of a previous permit for interior renovation (20-162367 FA). As part of that covenant, the 
site needs to be brought into compliance by the end of a 2-year compliance period. The 
applicant intends to meet and modify the standards outlined in 33.258.070.D.2.b., and to 
comply with the Greenway development standards per 33.510.253.E.5. The Applicant has 
stated their intent to construct to the standards of 33.510.253.E.5 and has been made aware 
that any future deviation from these standards will require a Type III South Waterfront 
Greenway Review. 
 
Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the approval criteria of Title 33.  The 
relevant approval criteria are: 
 
 Central City Fundamental Design 

Guidelines 
 South Waterfront Design Guidelines 

 
ANALYSIS 
 
Site and Vicinity:  The River Forum site is located in the South Waterfront Subdistrict of the 
Central City Plan District and is developed with existing 5-story (#4380) and 4-story (#4386) 
office buildings which are connected with 2 levels of underground parking. The two buildings 
were built in 1985 (#4380) and 1989 (#4386). The site is located on the Willamette Greenway 
and Greenway Trail in the South Waterfront/North Macadam area of southwest Portland on 
the west bank of the Willamette River, approximately one mile south of downtown. The 
configuration of the site is "L" shaped, and as a result the depth of the site from the River's 
edge varies. It is bounded on the west by rail right-of-way, the Shoreline Railroad/Lake Oswego 
Trolley Line; on the north by Tesla Motors (formerly the Benz Spring warehouse); on the south 
by the River’s Edge Hotel & Spa (formerly Avalon Hotel); and on the east by the Willamette 
River. The surrounding area is developed with a variety of uses including office, light industrial 
including warehouse, distribution and manufacturing, and residential. To the north of the 
Tesla site are light industrial uses, office and restaurant (The Old Spaghetti Factory.)  Further 
to the south and west of the site, the area is predominantly office, residential, and limited 
commercial uses. This site does not have any frontage on PBOT right-of-way. There are very 
preliminary unfunded plans to eventually extend S Moody from S Bancroft to S Hamilton along 
the Consortium Trolly Line adjacent to the western edge of the site. The primary vehicular and 
pedestrian access to the site is from a private street extension of SW Moody Avenue which runs 
through the site. Southwest Macadam Ave and Interstate 5 to the west form a significant edge 
to the subdistrict.   

Zoning:  The Central Commercial (CX) zone is intended to provide for commercial development 
within Portland's most urban and intense areas. A broad range of uses is allowed to reflect 
Portland's role as a commercial, cultural and governmental center. Development is intended to 
be very intense with high building coverage, large buildings, and buildings placed close 
together. Development is intended to be pedestrian-oriented with a strong emphasis on a safe 
and attractive streetscape. 

The “d” overlay promotes the conservation and enhancement of areas of the City with special 
historic, architectural or cultural value. New development and exterior modifications to existing 
development are subject to design review. This is achieved through the creation of design 
districts and applying the Design Overlay Zone as part of community planning projects, 
development of design guidelines for each district, and by requiring design review.  In addition, 
design review ensures that certain types of infill development will be compatible with the 
neighborhood and enhance the area. 

The Greenway Overlay Zones, designated as “g”, “i”, “n”, “q” or “r” are intended to protect, 
conserve, enhance, and maintain the natural, scenic, historical, economic, and recreational 
qualities of lands along Portland's rivers; establish criteria, standards, and procedures for the 
development of land, change of uses, and the intensification of uses within the greenway; 
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increase public access to and along the Willamette River for the purpose of increasing 
recreational opportunities, providing emergency vehicle access, assisting in flood protection 
and control, providing connections to other transportation systems, and helping to create a 
pleasant, aesthetically pleasing urban environment; implement the City's Willamette Greenway 
responsibilities as required by ORS 390.310 to 390.368; and implement the water quality 
performance standards of Metro’s Title 3. 

 The River General “g” allows for uses and development which are consistent with the 
base zoning, which allow for public use and enjoyment of the waterfront, and which 
enhance the river's natural and scenic qualities. 

The Central City Plan District implements the Central City 2035 Plan. The regulations address 
the unique role the Central City plays as the region’s premier center for jobs, health and 
human services, tourism, entertainment and urban living. The regulations encourage a high-
density urban area with a broad mix of commercial, residential, industrial and institutional 
uses, and foster transit-supportive development, pedestrian and bicycle-friendly streets, a 
vibrant public realm and a healthy urban river. The site is within the Lloyd District Subdistrict 
of this plan district. 

Land Use History:  City records indicate that prior land use reviews include the following: 
• PC 6442 – approved a zone change. 
• PC 7231 – was a land use review approval. 
• CU 015-69 – approved, with conditions, a river bank extension. 
• CU 040-75 – approved, with conditions, the proposed fill. 
• MP 46-78 did not approve the land use request. 
• GP 004-83 – approved, with conditions, the 143,000 square foot River Forum Office Project. 
• DZ 18-83 – approved, with conditions, a design review for a new office complex.   
• DZ 37-84 – approved, with conditions, a design review for new construction. 
• CU 038-84 – approved a conditional use for a Willamette River Greenway permit for 

development. 
• DZ 124-86 – approved a boathouse. 
• CU 123-86 – was a conditional use request. 
• GP 002-87 – approved, with conditions, the relocation of the station ‘L’ Rowing Club 

boathouse. 
• MP 52-84 – approved the land use request. 
• LUR 98-00692 GW – approved, with conditions, a riverbank stabilization with riprap and 

plant materials. 
• LUR 00-00743 DZ – approved design review to install four new wireless internet antennas 

pipe-mounted to existing penthouses. 

Note on site history and Willamette River Greenway access: 

Based on the site history, the segment of the Greenway trail that runs through the site must 
remain open to the public and it is the owner’s responsibility to keep it maintained. A 
Conditional Use and Willamette River Greenway Permit Review (CU 38-84) was required to 
build the two River Forum Buildings. Today’s equivalent would be a Type III South Waterfront 
Greenway Review, and such a review would still be required to construct the buildings were 
they to be built today. Because of such a review would still be required, conditions from CU 38-
84 still apply.  

• Condition "O" states, “The public shall be allowed pedestrian and bicycle access 
through the site and the use of public and quasi-public spaces and facilities under the 
same terms stated in Section 33.77.123 of the City Code. The public shall be allowed 
the use of surface parking for access to the Greenway during non-business hours.” 

• Section 33.77.123 (created by Ordinance NO. 148537) speaks to the requirement that 
the trail be open to the public for park use and states required opening hours. 
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• 33.77.124 talks about maintenance and liability. It notes that the City shall accept 
maintained and liability under certain conditions, but that “where the applicant retains 
maintenance and liability responsibilities, the trail segment shall be maintained at a 
level equal to those segments maintained by the City.” 

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed May 6, 2021. The 
following six Bureaus, Divisions and/or Sections responded with no objections and four of 
these included comments found in Exhibits E-1 and E-4: 

• Life Safety Division of the Bureau of Development Services (Exhibit E-1) 

• Fire Bureau (Exhibit E-2) 

• Bureau of Environmental Services (Exhibit E-3) 

• Bureau of Transportation Engineering and Development Review (Exhibit E-4) 

• Site Development Section of BDS 

• Water Bureau 

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on May 6, 2021.  
No written responses have been received from either the Neighborhood Association or notified 
property owners in response to the proposal. 
 
ZONING CODE APPROVAL CRITERIA 
 
Chapter 33.825 Design Review 
Section 33.825.010 Purpose of Design Review 
Design review ensures that development conserves and enhances the recognized special design 
values of a site or area.  Design review is used to ensure the conservation, enhancement, and 
continued vitality of the identified scenic, architectural, and cultural values of each design 
district or area.  Design review ensures that certain types of infill development will be 
compatible with the neighborhood and enhance the area.  Design review is also used in certain 
cases to review public and private projects to ensure that they are of a high design quality. 
 
Section 33.825.055 Design Review Approval Criteria 
A design review application will be approved if the review body finds the applicant to have 
shown that the proposal complies with the design guidelines for the area.  

 
Findings:  The site is designated with a design (d) overlay zone, therefore the proposal 
requires Design Review approval.  Because of the site’s location, the applicable design 
guidelines are the Central City Fundamental Design Guidelines and the South Waterfront 
Design Guidelines, and the South Waterfront Greenway Design Guidelines for sites with a 
greenway [g] overlay zone. 

 
Central City Plan Design Goals 
1. Encourage urban design excellence in the Central City; 
2. Integrate urban design and preservation of our heritage into the development process; 
3. Enhance the character of the Central City’s districts; 
4. Promote the development of diversity and areas of special character within the Central City; 
5. Establish an urban design relationship between the Central City’s districts and the Central 

City as a whole; 
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians; 
7. Provide for the humanization of the Central City through promotion of the arts; 
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous; 
9. Ensure that new development is at a human scale and that it relates to the scale and 

desired character of its setting and the Central City as a whole. 
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South Waterfront Design Goals 
The South Waterfront Design Guidelines and the Greenway Design Guidelines for the South 
Waterfront supplement the Central City Fundamental Design Guidelines. These two sets of 
guidelines add layers of specificity to the fundamentals, addressing design issues unique to 
South Waterfront and its greenway. 

The South Waterfront Design Guidelines apply to all development proposals in South 
Waterfront within the design overlay zone, identified on zoning maps with the lowercase letter 
“d”. These guidelines primarily focus on the design characteristics of buildings in the area, 
including those along Macadam Avenue, at the western edge, to those facing the greenway and 
river. 

The Greenway Design Guidelines for the South Waterfront apply to development within the 
greenway overlay zone, identified on zoning maps with a lowercase “g”. These design guidelines 
focus on the area roughly between the facades of buildings facing the river and the water’s 
edge. 

South Waterfront Design Guidelines and Central City Fundamental Design Guidelines 
The Central City Fundamental Design and the South Waterfront Design Guidelines and the 
Greenway Design Guidelines for South Waterfront focus on four general categories. (A) 
Portland Personality, addresses design issues and elements that reinforce and enhance 
Portland’s character. (B) Pedestrian Emphasis, addresses design issues and elements that 
contribute to a successful pedestrian environment. (C) Project Design, addresses specific 
building characteristics and their relationships to the public environment. (D) Special Areas, 
provides design guidelines for the four special areas of the Central City. 
 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 
 
South Waterfront Design Guidelines and Central City Fundamental Design Guidelines 
A1.  Integrate the River. Orient architectural and landscape elements including, but not 
limited to lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and 
Greenway. Develop access ways for pedestrians that provide connections to the Willamette 
River and Greenway. 
A1-1. Develop River Edge Variety. Vary the footprint and façade plane of buildings that face 
the Willamette River to create a diversity of building forms and urban spaces adjacent to the 
greenway. Program uses on the ground level of buildings adjacent to the greenway and to 
accessways linking the greenway with the interior of the district that activate and expand the 
public realm. Design the lower stories of buildings within the greenway interface to include 
elements that activate uses and add variety and interest to the building facades. 
A2.  Emphasize Portland Themes. When provided, integrate Portland-related themes with the 
development’s overall design concept. 
A4.  Use Unifying Elements. Integrate unifying elements and/or develop new features that 
help unify and connect individual buildings and different areas. 
A5.  Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local 
character within the right-of-way. Embellish an area by integrating elements in new 
development that build on the area’s character. Identify an area’s special features or qualities 
by integrating them into new development. 
A5-1. Consider South Waterfront’s History and Special Qualities. Consider emphasizing 
and integrating aspects of South Waterfront’s diverse history in new development proposals. 
When included in the development proposal, integrate works of art and/or water features with 
site and development designs. 
A6.  Reuse/Rehabilitate/Restore Buildings. Where practical, reuse, rehabilitate, and restore 
buildings and/or building elements. 
C2.  Promote Quality and Permanence in Development. Use design principles and building 
materials that promote quality and permanence.  
C3.  Respect Architectural Integrity. Respect the original character of an existing building 
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when modifying its exterior. Develop vertical and horizontal additions that are compatible with 
the existing building, to enhance the overall proposal’s architectural integrity.  
C5.  Design for Coherency. Integrate the different building and design elements including, 
but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and 
lighting systems, to achieve a coherent composition. 
C6.  Develop Transitions between Buildings and Public Spaces. Develop transitions between 
private development and public open space. Use site design features such as movement zones, 
landscape elements, gathering places, and seating opportunities to develop transition areas 
where private development directly abuts a dedicated public open space.   
C8.  Differentiate the Sidewalk-Level of Buildings. Differentiate the sidewalk-level of the 
building from the middle and top by using elements including, but not limited to, different 
exterior materials, awnings, signs, and large windows. 
South Waterfront Greenway Design Guidelines 
6.  Design Diverse Plant Communities. Select appropriate species of native plants based on 
the soil, light, moisture conditions, context and adjacent uses of the site. Create and enhance 
habitat through renaturalization, encouraging a structurally diverse and ecologically valuable 
greenway. 

Findings for CCFDGs & SWDGs A1, A1-1, A2, A4, A5, A5-1, A6, C2, C3, C5, C6, C8; 
and SWGDGs 6: The proposal to remodel the exterior of the two River Forum buildings 
will transform the site into a more active and engaging element of this high-profile area 
of the city along the Willamette Greenway. The proposed project will improve the 
character of the site and contribute to a stronger sense of place in the surrounding 
area. The alterations will enrich the pedestrian realm in a variety of ways including: 
enhancing the aesthetic of the existing buildings; creating new outdoor amenity space 
to enhance outdoor activity and provide eyes on the greenway; improve site lighting to 
allow for building identification during nighttime hours and increase safety without 
creating obtrusion in the south waterfront skyline; and adding substantial landscape 
elements to soften the site’s greenway edge (as part of compliance with the Greenway 
development standards per 33.510.253.E.5 that will be part of the permitting of this 
project). Generally, the façade and ground level improvements will be a positive addition 
to the pedestrian realm in this important location for trail users, increasing safety, 
activity and visual stimulation. 

Both of the buildings addressed in this project are re-uses of existing buildings. Their 
existing brick facades do not have many articulated features. The proposed design 
introduces metal elements such as larger copings, metal trims, and a large cornice to 
help break up the expanse of brick material and accentuate the gabled profile of the 
larger building. The designs of the existing buildings have strong symmetries and 
rhythms which create a sense of balance. The proposed design maintains and reinforces 
these aspects of the existing classical forms. The proposed exterior alterations respect 
the character of the subject buildings and allows them to remain a coherent 
composition. At the same time the proposed upgrades will bring a clean modern 
sensibility to the buildings and increase their identity and connection to the pedestrian 
realm. The project is additive, with new elements introduced but with much of the 
exterior left intact and the buildings' architectural integrity preserved.  

The proposed design of 4380 S Macadam features a classical motif in a postmodern 
style with large gable roof profiles capping both wings of the building. By introducing a 
large metal coping at the parapet and adding a shaped cornice along the top of the 
building gables a more balanced visual weight for the profile of the building is achieved 
making it more distinctive while respecting the original character of the existing 
building. Below that, an eyebrow canopy is added above the ribbon window of the top 
floor which creates an entablature for the gable pediment further enhancing the 
classical motif while using modern elements. Decorative metal panels create a frieze 
panel within the triangular area in the gable created by the coping and eyebrow canopy. 
The decorative metal panels proposed for the tops of the building within the gables are 
perforated with a pattern to resemble the profile of Mt. Hood which can be seen to the 
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east. The decorative metal panels proposed for the top of the brick arch at the main 
entry to the west plaza are perforated with a pattern to resemble water flowing which 
alludes to the Willamette River just beyond to the east. Lighting at the top of the 
eyebrow canopy will further enhance and highlight the face of the gable. The addition of 
new decorative façade elements and lighting will add texture and interest to the 
monolithic large façade and movement to the building skin.  

The design proposal achieves a coherent composition through the use of a simple, 
consistent material palette of the existing red brick, new matte black/dark gray metal 
trim elements, and warm wood accents. The existing brick mass of the building serves 
as the backdrop for all the new architectural features. The new vestibule under the 
breezeway is extensively glazed to maintain views to the rear courtyard for visitors but 
provides security and privacy for the rear courtyard. The metal elements – including 
light fixtures - are a consistent color that unifies the facades. 

All of the materials proposed are appropriately durable and convey quality. The new 
canopies and pergola proposed will be made of heavy section structural steel to promote 
quality and permanence. The bench proposed for the front planter at 4380 S Macadam 
facing the raised parking area is to be constructed of heavy durable timber sections. 
The proposed design elements of the new copings and canopies attached to the building 
help accentuate the current architecture while also better preventing weathering of the 
existing building fabric extending its longevity. 

Overall, lighting was designed to avoid disrupting the night sky and the natural setting 
of the public greenway, with no lighting on the east-facing façades of the buildings. New 
wall sconce lighting fixtures are integrated throughout the design for both buildings. 
The placement of the larger fixtures on the west facades of both buildings directly 
relates to the window pattern and symmetry of each elevation. At 4380 S Macadam the 
lights are placed at either side of the center window of the fourth floor under each of the 
gables and are centered on the window height making them equidistant from the 
eyebrow canopy and the coping line on the second-floor parapet. At 4386 S Macadam 
the lights are placed centered on each of the lower wings and centered on the brick 
panel between the sill of the third floor window and head of the second floor making 
them equidistant from the canopies over the entries and the coping line of the third 
floor parapet. The smaller fixtures at the pedestrian arcade around the base of the 
building accent the architecture and provide additional lighting for pedestrians after 
daylight hours to encourage their usage and add a sense of safety. 

The project will enhance and embellish the greenway area identity by extensive site 
improvements that enrich the greenway experience and connect the site to the river. 
The pedestrian greenway pathway to the east of the site has links to the site with an 
accessible path to the north which connects it to S. Moody Avenue and to the central 
plaza; and staircases on the central axis of the buildings which lead to the raised 
central plaza. New pole lighting is located at the top of the staircase creating a framed 
portal to the central axis of the plaza which runs through the site and emphasizes the 
connection to the greenway. 

The landscape to the east of the greenway path has become overgrown with invasive 
species such as aspen trees and blackberry bushes. These plants are to be removed to 
enhance views out to the river. New plantings in the greenway that meet the standards 
of 33.510.253.E.5 will be installed, improving the site’s connection with the greenway. 
New plantings and exterior lighting along the paths which lead to the Greenway 
enhance the experience of pedestrians by creating softer and more natural edges, by 
incorporating wayfinding, and by providing an additional sense of security from west to 
east. Landscape and built-in seating elements create distinct outdoor rooms at the rear 
courtyard as spaces for pedestrians to better experience the greenway and river 
environment. 

Plantings incorporated in new built-in planters and throughout the subareas of the 
greenway add to the area’s natural diversity while helping to unify its overall 
development. These added native trees and landscape elements create an ecologically 
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diverse plant community juxtaposed with urban landscape elements. While in 
conjunction with other design elements such as the pergola, plantings also provide 
protection from the elements in the form of windbreaks and shading from the sun. 
Additionally, the developed ‘outdoor rooms’ help celebrate the exterior natural 
environment and incorporate them as a part of the overall building experience.  

These guidelines are met. 

South Waterfront Design Guidelines and Central City Fundamental Design Guidelines 
A1-2. Incorporate Active Uses Along the River. Integrate active uses along the greenway to 
encourage continuous use and public “ownership” of the greenway. Program active uses to face 
and connect with the greenway, expand the public realm, and enhance the experience for 
greenway users. Develop active ground floor uses at the intersections of the greenway with 
accessways to the interior of the district to create stronger connections to and activity along the 
greenway. 
A8.  Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent 
sidewalks to increase the space for potential public use.  Develop visual and physical 
connections into buildings’ active interior spaces from adjacent sidewalks.  Use architectural 
elements such as atriums, grand entries and large ground-level windows to reveal important 
interior spaces and activities. 
B1.  Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for 
pedestrian travel where a public right-of-way exists or has existed. Develop and define the 
different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and 
the curb. Develop pedestrian access routes to supplement the public right-of-way system 
through superblocks or other large blocks. 
B1-2. Enhance Accessway Transitions. Program uses along accessways and at the 
intersections of accessways and public streets linking the greenway with the interior of the 
district that activate and expand the public realm.  Incorporate private building elements, such 
as entries, patios, balconies, and stoops, along accessways to expand the public realm from 
building face to building face. Integrate landscape elements within accessway setback areas 
with accessway transportation components to enhance transitions from South Waterfront’s 
interior to the greenway. 
B2.  Protect the Pedestrian. Protect the pedestrian environment from vehicular movement. 
Develop integrated identification, sign, and sidewalk-oriented night-lighting systems that offer 
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical 
exhaust routing systems, and/or service areas in a manner that does not detract from the 
pedestrian environment.  
B2-1. Incorporate Outdoor Lighting That Responds to Different Uses. Place and direct 
exterior lighting to ensure that the ground level of the building and associated outdoor spaces 
are well lit at night. Integrate exterior lighting so that it does not detract from the uses of 
adjacent areas. When appropriate, integrate specialty lighting within activity nodes at 
interfaces of accessways and the greenway. 
B3.  Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian 
movement by connecting the pedestrian system with innovative, well-marked crossings and 
consistent sidewalk designs. 
B7.  Integrate Barrier-Free Design. Integrate access systems for all people with the building’s 
overall design concept. 
C12.  Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural 
components with the building’s overall design concept. Use exterior lighting to highlight the 
building’s architecture, being sensitive to its impacts on the skyline at night. 
South Waterfront Greenway Design Guidelines 
2-2. Address Adjacent Open Space. Ensure continuity of design and movement between the 
greenway and adjacent open space. 
3.  Incorporate a Diverse Set of Gathering Places. Accommodate a range of special activities 
oriented toward the Willamette River that offer large and small gatherings, play, watercraft 
launches, and unique viewpoints as extensions of the greenway trail. Design gathering places 
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to respond to the character of the specific reach’s historical context, urban setting, and 
particular habitat improvements. 

Findings for CCFDGs & SWDGs A1-2, A8, B1, B1-2, B2, B2-1, B3, B7, C12; and 
SWGDGs 2-2, 3: The project will greatly improve the pedestrian realm in and around 
the site including on-site pedestrian improvements as well as a stronger connection 
with the greenway and adjacent streetscape. The enhanced design will add wayfinding 
elements to site which sits along the greenway, an area where there are many visitors 
often exploring as pedestrians, not in vehicles. The redesigned building will feature the 
addition of more human scale design elements than the existing condition. New 
plantings corresponding to the greenway requirements will improve the landscape along 
the greenway. The addition of outdoor seating areas in the courtyard, transforms a 
highly visible portion of the site from inactive space to human-scale, engaging outdoor 
space. Design elements all work to activate an otherwise stagnant and unused outdoor 
environment.  

The design for building 4380 S Macadam includes demolishing portions of the parking 
area asphalt in order to extend the concrete sidewalks which lead from the right-of-way 
through the raised parking area to the courtyard entry. The extension of the sidewalk 
through the asphalt parking area is made safer by a visually contrasting material 
(concrete) and identifies the edge of the drive aisle for pedestrians and cyclists. Doing so 
helps to visually alert drivers and separates the pedestrian route to better protect them 
from motor vehicles. The design for building 4380 S Macadam also includes 
demolishing existing ADA non-compliant ramps and replacing them with new ADA 
compliant sloped paths. The existing striping leading from the ADA parking stalls to the 
west of building 4386 S Macadam will be replaced with a new concrete walkway 
replacing the asphalt roadway to better define the accessible route creating a safer, 
more visible pathway. 

Currently there are entrances for each wing of the 4380 S Macadam building and no 
clearly labeled main entrance. The new vestibule will create a unified entry and provide 
wayfinding to the main lobby and elevators which reside in the north part of the 
building. The proposed design also includes a new canopy integrated into the entrance 
arch leading into the west entry courtyard as well as a smaller canopy at the main entry 
at the new vestibule. The canopies provide mitigation for the effects of weather for 
occupants entering the building. The canopies are metal for durability against weather 
and have wood soffits for a warmer feel for the pedestrian. Angled canopies at 4386 S 
Macadam are proposed to provide weather protection and visual accent for the 
entrances into the building. The entrances are below the sidewalk level and are 
recessed so they are difficult to notice. Contributing to wayfinding, the canopies then 
act as a point of clarity along the pedestrian promenade. 

The design for building 4380 S Macadam develops the transition between the building 
and the South Waterfront Greenway through the development of the central courtyard. 
The existing building has terraces and a courtyard space to the east oriented towards 
the river that has strong potential as an area to stop and view the Willamette River. 
However, the existing condition of the courtyard is underutilized as a place to stop, 
view, socialize, and rest. The existing courtyard has minimal seating and lacks any 
elements to attract visitors. The proposed design creates an inviting promenade starting 
at the entry to the west, flowing through the exterior courtyard at the front of the 
building, passing through a new vestibule/entry into the different wings of the building 
which provides much needed wayfinding, and culminating with sweeping views of both 
the eastern greenway and the Willamette River beyond from the revamped rear 
courtyard. 

The proposed courtyard design includes new landscape elements, gathering places, and 
seating opportunities which create a private/public buffer between the private space of 
the office building and the public space of the Greenway to the east. Further, the new 
greenway plantings transition the plaza to the greenway path. The new design 
introduces many built-in landscape features which will create a variety of spaces within 
the larger courtyard with a variety of distinct seating options attracting tenants and 
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visitors to engage the courtyard. The outdoor spaces will work as outdoor rooms with a 
sense of partial enclosure created by planters and screening, carrying the active space 
from inside to outside. These new areas will add human scale and activation to the site 
and will encourage social interaction by providing safe and enjoyable places for people 
to pause, gather and congregate. There is an existing café at the rear courtyard of 4380 
S Macadam and the new seating and landscape features will help activate this space 
with users from the building as well as the public accessing it from the Greenway path. 
This strengthens the connection to the building from the greenway. These design 
elements enhance the pedestrian’s experience of the river and greenway and in doing so 
help create a connection to the overall Central City. 

The project incorporates a great deal of exterior lighting which will aid wayfinding, 
safety, and visual connections and ensure activation can span from daytime to after 
business hours. Lighting was designed to avoid disrupting the night sky and the 
natural setting of the public greenway, with no lighting on the east-facing façades of the 
buildings. Lighting occurs through a combination of bollards, pole lighting and wall 
mounted lighting. Bollards, pathway lighting and building sconces act as wayfinding 
elements on site leading toward building entries while additional lighting is used on 
existing walls to supply more ambient lighting after hours. Lighting is integrated with 
the building architecture and will highlight entry points and pathways. Up-lighting 
integrated under the pediments of the west elevation of building 4380 S Macadam 
highlights the building’s architecture without dominating the night sky.  

These guidelines are met. 

33.825.040 Modifications That Will Better Meet Design Review Requirements: 
The review body may consider modification of site-related development standards, including 
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review 
process.  These modifications are done as part of design review and are not required to go 
through the adjustment process.  Adjustments to use-related development standards (such as 
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are 
required to go through the adjustment process.  Modifications that are denied through design 
review may be requested as an adjustment through the adjustment process.  The review body 
will approve requested modifications if it finds that the applicant has shown that the following 
approval criteria are met: 

A. Better meets design guidelines.  The resulting development will better meet the 
applicable design guidelines; and  

B. Purpose of the standard.  On balance, the proposal will be consistent with the 
purpose of the standard for which a modification is requested. 

************************************************************************************************ 

Modification #1: Parking area setbacks and landscaping, PZC 33.266.130.G – reduce the 
perimeter landscaping required for portions of the west lot line from the required 5’-0” of 
L2 to zero. 

Purpose Statement:  The development standards promote vehicle areas that are safe and 
attractive for motorists and pedestrians. Vehicle area locations are restricted in some zones 
to promote the desired character of those zones. Together with the transit street building 
setback standards in the base zone chapters, the vehicle area location regulations for sites 
on transit streets and in Pedestrian Districts: • Provide a pedestrian access that is 
protected from auto traffic; • Create an environment that is inviting to pedestrians and 
transit users. Create a strong relationship between buildings and the sidewalk; and • 
Create a sense of enclosure on transit and pedestrian street frontages. 

Standard: 33.266.130.G Surface parking areas abutting a street lot line should have a 5’ 
setback landscaped to at least the L2 standard. 

A. Better meets design guidelines. The resulting development will better meet the 
applicable design guidelines; and  
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B. Purpose of the standard. On balance, the proposal will be consistent with the purpose 
of the standard for which a modification is requested. 

Findings: The proposed Modification to reduce the perimeter landscaping will better 
meet Design Review guidelines related to neighborhood character and the pedestrian 
realm as the proposed design locates landscape elements in areas of the site where they 
will be most impactful in improving the character of the site and the pedestrian 
experience around the site. The segment of perimeter landscaping to be modified abuts 
a rail corridor and is not an active pedestrian area of the site. While no perimeter 
landscaping is required at the west edge of the structured parking in front of building 
#4380, the project compensates for the slight reduction in perimeter landscaping at 
#4386 with landscaping in planters at the structured parking in front of #4380. Since 
there is no room to add trees or landscaping in the right of way, pre-fabricated planters 
are installed along the west edge of the raised parking area in front of building 4380 S 
Macadam. Landscaped planters in this location soften the top edge of the tall brick 
retaining wall adjacent to the pedestrian sidewalk, thereby contributing to the 
experience of the pedestrian realm. The project will also improve the entry sequence for 
pedestrians coming from the west by improving the pedestrian connections by changing 
the pedestrian path material from asphalt to contrasting concrete. Further, 
improvements to landscaping will also occur in the greenway area providing a huge 
improvement to the visual experience of the site from the greenway path. 

There are 11 surface parking spaces on the site that require perimeter landscaping, 
with the remaining parking consisting of structured parking. While the existing 
perimeter planting adjacent to the 11 spaces is not a full 5’ of L2 for the full span, the 
majority of the perimeter landscaping does achieve the required 5’. The distance from 
the edge of the parking to the lot line varies and for only a small section is below 
5’. Other landscaped areas incorporated both at the perimeter of the site and interior of 
existing raised parking area are not required by zoning code standards, but soften 
edges and enhance the natural environment in lieu of meeting the full perimeter 
standard.  

Upgraded and expanded landscaping throughout the site will be an embellishment to 
the area serving as an improved visual buffer to pedestrians while visually 
complementing the building. The proposed landscape alterations will soften the existing 
structured vehicle area and will provide an attractive visual amenity to pedestrians as 
well as a sense of connection between the built and natural environments. Generally, 
guidelines A8 – Contribute to a Vibrant Streetscape, B1 – Reinforce and Enhance the 
Pedestrian System, B2 – Protect the Pedestrian, and B3 – Bridge Pedestrian Obstacles 
are better met. 

The purpose of the perimeter landscaping standards is to create an environment that is 
inviting to pedestrians and transit users, create a strong relationship between buildings 
and the sidewalk, and create a sense of enclosure along street frontages. The 
landscaping should foster vehicle areas that are safe and attractive. The L2 Standard is 
also designed to screen parking lot views and minimize headlights shining into abutting 
streets. Since the 11 parking spaces subject to this requirement abut a railway corridor, 
the parking area is screened from SW Macadam Avenue which sits beyond and 
mitigates any head lights shining into the street. The proposed Modification will allow 
the existing 11 parking spaces to remain with perimeter landscaping only slightly below 
what is required while also improving the edge condition of the structured parking 
where perimeter landscape standards are not applicable which achieves the objective of 
buffering noise, lights, and visual impacts from the pedestrian realm. The non-required 
landscaping that will be added in planters at the edge of the structured parking is in a 
more prominent pedestrian zone and will greatly improve the site’s edge. A Modification 
allows landscaping to be placed in an optimal location with only a slight reduction 
below the perimeter landscape requirements.  

Therefore this Modification merits approval. 

************************************************************************************************ 
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DEVELOPMENT STANDARDS 
 
Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development standards in order to be approved during this review process.  The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning permit. 
 
CONCLUSIONS 
 
The proposal to renovate two existing buildings with extensive outdoor enhancements across 
the site will transform the site into a more active, safe and engaging element of this high-profile 
area of the city along the Willamette Greenway. The design will bring a sense of place and will 
improve the pedestrian realm in this important location for pedestrians including trail users. 
Both existing buildings border the South Waterfront Greenway. The designs create a more 
interesting and active edge along this section of the greenway through restoration of the 
existing facades, new exterior lighting on the buildings, and removing invasive species along 
the river bank to allow for better views of the river and adding new plantings in the Greenway. 
Views to the river will be emphasized and enhanced. The design adds identity to the buildings 
and activates the ground level of the larger building with a new active courtyard area and of the 
smaller building with a new pedestrian connection. The pedestrian experience along the trail 
and S Moody Avenue is improved and human interaction with the river is strengthened. The 
design review process exists to promote the conservation, enhancement, and continued vitality 
of areas of the City with special scenic, architectural, or cultural value. The proposal meets the 
applicable design guidelines and therefore warrants approval. 
 
ADMINISTRATIVE DECISION 
 
Approval of exterior remodel of existing 5-story (#4380) and 4-story (#4386) office buildings 
located in the South Waterfront Subdistrict of the Central City Plan District. 

Approval of the following Modification requests: 

1. Reduce the perimeter landscaping required for portions of the west lot line to be less than 
5’-0” of L2 (33.266.130.G). 

Approvals per Exhibits C-1 through C-62, signed and dated 7/23/2021, subject to the 
following conditions: 

A. As part of the building permit application submittal, the following development-related 
conditions (B through C) must be noted on each of the 4 required site plans or included as 
a sheet in the numbered set of plans.  The sheet on which this information appears must 
be labeled "ZONING COMPLIANCE PAGE - Case File LU 21-009438 DZM." All requirements 
must be graphically represented on the site plan, landscape, or other required plan and 
must be labeled "REQUIRED." 

 
B. At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the 
permit plans comply with the Design/Historic Resource Review decision and approved 
exhibits.  

 
C. No field changes allowed. 
 
Staff Planner:  Tanya Paglia 

Decision rendered by:                on 7/23/2021 
            By authority of the Director of the Bureau of Development Services 

https://www.portlandoregon.gov/bds/article/623658
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Decision mailed: 7/29/2021 
 
About this Decision. This land use decision is not a permit for development.  Permits may 
be required prior to any work.  Contact the Development Services Center at 503-823-7310 for 
information about permits. 
 
Procedural Information.  The application for this land use review was submitted on January 
29, 2021, and was determined to be complete on April 30, 2021. 
 
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under 
the regulations in effect at the time the application was submitted, provided that the 
application is complete at the time of submittal, or complete within 180 days.  Therefore this 
application was reviewed against the Zoning Code in effect on January 29, 2021. 
 
ORS 227.178 states the City must issue a final decision on Land Use Review applications 
within 120-days of the application being deemed complete.  The 120-day review period may be 
waived or extended at the request of the applicant.  In this case, the applicant requested that 
the 120-day review period be extended by 42 days. Unless further extended by the applicant, 
the 120 days will expire on: 10/9/2021. 
  
Some of the information contained in this report was provided by the applicant. 
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval criteria are met.  The Bureau of Development Services has 
independently reviewed the information submitted by the applicant and has included this 
information only where the Bureau of Development Services has determined the information 
satisfactorily demonstrates compliance with the applicable approval criteria.  This report is the 
decision of the Bureau of Development Services with input from other City and public agencies. 
 
Conditions of Approval.  If approved, this project may be subject to a number of specific 
conditions, listed above.  Compliance with the applicable conditions of approval must be 
documented in all related permit applications.  Plans and drawings submitted during the 
permitting process must illustrate how applicable conditions of approval are met.  Any project 
elements that are specifically required by conditions of approval must be shown on the plans, 
and labeled as such. 
 
These conditions of approval run with the land, unless modified by future land use reviews.  
As used in the conditions, the term “applicant” includes the applicant for this land use review, 
any person undertaking development pursuant to this land use review, the proprietor of the 
use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review. 
 
Appealing this decision.  This decision may be appealed to the Design Commission, and if 
appealed a hearing will be held.  The appeal application form can be accessed at 
https://www.portlandoregon.gov/bds/45477.  Appeals must be received by 4:30 PM on 
August 12, 2021. The completed appeal application form must be emailed to 
LandUseIntake@portlandoregon.gov and to the planner listed on the first page of this 
decision.  If you do not have access to e-mail, please telephone the planner listed on the front 
page of this notice about submitting the appeal application.  An appeal fee of $250 will be 
charged.  Once the completed appeal application form is received, Bureau of Development 
Services staff will contact you regarding paying the appeal fee.  The appeal fee will be refunded 
if the appellant prevails.  There is no fee for Office of Community and Civic Life recognized 
organizations for the appeal of Type II and IIx decisions on property within the organization’s 
boundaries.  The vote to appeal must be in accordance with the organization’s bylaws.  Please 
contact the planner listed on the front page of this decision for assistance in filing the appeal 
and information on fee waivers.  Please see the appeal form for additional information. 
 

mailto:LandUseIntake@portlandoregon.gov
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If you are interested in viewing information in this file, please contact the planner listed on the 
front of this notice.  The planner can email you documents from the file.  A fee would be 
required for all requests for paper copies of file documents.  Additional information about the 
City of Portland, and city bureaus is available online at https://www.portland.gov.  A digital 
copy of the Portland Zoning Code is available online at 
https://www.portlandoregon.gov/zoningcode. 
 
Attending the hearing.  If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing.  The decision of the Design Commission is final; 
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact 
LUBA at 775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, or phone 1-503-373-1265 
for further information. 
 
Failure to raise an issue by the close of the record at or following the final hearing on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on 
that issue.  Also, if you do not raise an issue with enough specificity to give the Design 
Commission an opportunity to respond to it, that also may preclude an appeal to LUBA on that 
issue. 
 
Recording the final decision.   
If this Land Use Review is approved the final decision will be recorded with the Multnomah 
County Recorder.  
• Unless appealed, the final decision will be recorded after August 12, 2021 by the Bureau 

of Development Services. 
 
The applicant, builder, or a representative does not need to record the final decision with the 
Multnomah County Recorder.  
 
For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503-823-0625.   
 
Expiration of this approval.  An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  
 
Where a site has received approval for multiple developments, and a building permit is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land use review will be required before a permit will be issued for the remaining 
development, subject to the Zoning Code in effect at that time. 
 
Applying for your permits.  A building permit, occupancy permit, or development permit may 
be required before carrying out an approved project.  At the time they apply for a permit, 
permittees must demonstrate compliance with: 
 
• All conditions imposed herein; 
• All applicable development standards, unless specifically exempted as part of this land use 

review; 
• All requirements of the building code; and 
• All provisions of the Municipal Code of the City of Portland, and all other applicable 

ordinances, provisions and regulations of the City. 
 

EXHIBITS 
NOT ATTACHED UNLESS INDICATED 

 
A. Applicant’s Submittal  

1. Applicant’s original project narrative and zoning summary 
2. Applicant’s original response to approval criteria 
3. Original plan set – NOT APPROVED/reference only 

https://www.portland.gov/
https://www.portlandoregon.gov/zoningcode
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4. Applicant’s response to incomplete letter 
5. Applicant’s updated project narrative and zoning summary 
6. Applicant’s updated response to approval criteria 
7. Renderings 
8. Request for Extension of 120-Day Review Period for 21 days dated 6/21/2021 
9. Request for Extension of 120-Day Review Period for 21 days dated 7/8/2021 

B. Zoning Map (attached) 
C. Plans/Drawings: 

1. COVER SHEET 
2. AERIAL SITE PLAN 
3. EXISTING CONDITIONS SITE PLAN 
4. PROPOSED SITE PLAN 
5. LANDSCAPE PLAN 
6. PLANTING PLAN 
7. PLANTING SCHEDULE 
8. PLANT PALETTE - WEST ENTRY 
9. PLANT PALETTE - EAST COURTYARD 
10. PLANT PALETTE - GREENWAY 
11. TREE REMOVAL AND PROTECTION PLAN 
12. OVERALL SITE PLAN - DEMO 
13. Overall Site Plan – Proposed (attached) 
14. BASEMENT LEVEL PLAN - PROPOSED 
15. BICYCLE PARKING ELEVATIONS - PROPOSED 
16. BICYCLE PARKING ELEVATIONS - PROPOSED 
17. ENLARGED PARKING/ENTRY - DEMO 
18. PARKING/ENTRY - EXISTING SECTION 
19. ENLARGED PARKING/ENTRY - PROPOSED 
20. ENLARGED FRONT COURTYARD - DEMO 
21. ENLARGED FRONT COURTYARD - PROPOSED 
22. ENLARGED REAR COURTYARD - DEMO 
23. ENLARGED REAR COURTYARD - PROPOSED 
24. EXTERIOR ELEVATIONS - DEMO - WEST ELEVATION RF1 
25. EXTERIOR ELEVATIONS - DEMO - EAST ELEVATION RF1 
26. EXTERIOR ELEVATIONS - DEMO - NORTH ELEVATION RF1 
27. EXTERIOR ELEVATIONS - DEMO - SOUTH ELEVATION RF1 
28. West Elevation River Forum 1 – Proposed (attached) 
29. EXTERIOR ELEVATIONS - PROPOSED - EAST ELEVATION RF1 
30. EXTERIOR ELEVATIONS - PROPOSED - NORTH ELEVATION RF1 
31. EXTERIOR ELEVATIONS - PROPOSED - SOUTH ELEVATION RF1 
32. EXTERIOR ELEVATIONS - DEMO - WEST ELEVATION RF2 
33. EXTERIOR ELEVATIONS - DEMO - ELEVATIONS RF2 
34. West Elevation River Forum 2 – Proposed (attached) 
35. EXTERIOR ELEVATIONS - PROPOSED - ELEVATIONS RF2 
36. EXTERIOR ELEVATIONS - PROPOSED - ENLARGED COURTYARD 
37. WINDOW & DOOR TYPES 
38. DETAILS 
39. DETAILS 
40. DETAILS 
41. DETAILS 
42. DETAILS 
43. DETAILS 
44. DETAILS 
45. INSPIRATION IMAGERY 
46. LIGHTING PLAN 
47. LIGHTING INFORMATION 
48. LIGHTING INFORMATION 
49. LIGHTING INFORMATION 
50. NIGHT SKY CORRESPONDENCE 
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51. NIGHT SKY INFORMATION 
52. NIGHT SKY INFORMATION 
53. DECORATIVE METAL PANELS - SCHEMATIC DESIGN 
54. DECORATIVE METAL PANELS - DETAILS AND EXAMPLES 
55. PERSPECTIVES - EXISTING/PROPOSED COMPARISON 
56. PERSPECTIVES - MAIN ENTRY 
57. PERSPECTIVES - MAIN ENTRY COURTYARD 
58. PERSPECTIVES - VESTIBULE 
59. PERSPECTIVES - GREAT ROOM SEATING 
60. PERSPECTIVES - PERGOLA 
61. PERSPECTIVES - GREENWAY 
62. PERSPECTIVES - RIVER VIEW 

D. Notification information: 
 1. Mailing list  
 2. Mailed notice 
E. Agency Responses:   

1. Life Safety Division of the Bureau of Development Services 
2. Fire Bureau 
3. Bureau of Environmental Services 
4. Bureau of Transportation Engineering and Development Review 

F. Correspondence: None received 
G. Other: 

1. Original LU Application 
2. Incomplete Letter 

 
The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Please notify us no less than five business days prior to the 
event if you need special accommodations.  Call 503-823-7300 (TTY 503-823-6868). 
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